Harbor Pointe Senior Living Project

Draft Environmental Impact Report

(PA2015-210)
SCH No. 2016071062

Volume 1

Lead Agency City of Newport Beach

Community Development Department
100 Civic Center Drive

Newport Beach, CA 92660

Contact: Benjamin Zdeba, AICP
bzdeba@newportbeachca.gov
949.644.3253

Prepared by Psomas
3 Hutton Centre Drive, Suite 200
Santa Ana, California 92707

August 2018




Harbor Pointe Senior Living Project

Draft Environmental Impact Report

(PA2015-210)
SCH No. 2016071062

Lead Agency:

City of Newport Beach
Community Development Department
100 Civic Center Drive
Newport Beach, CA 92660

Contact:
Benjamin Zdeba, AICP
bzdeba@newportbeachca.gov
949.644.3253

Prepared by:
Psomas

3 Hutton Centre Drive, Suite 200
Santa Ana, California 92707

August 2018






Table of Contents

3.0 ProOjeCt DESCIIPTION. ...t 3-1
3.1 Purpose of the Project DESCHIPLION ... sssssssssnos 3-1
3.2 PrOJECT LOCALION.......coouiieiiiciiie it 3-1
3.3 PrOJECT ODJECTIVES ...ttt bbb 3-1
3.4 PrOJECT PrOCESSING ....oouivviiirneiiieiisee it eses bbb 3-2
3.5 DeVvelopmMENt PrOPOSAL ... ssss et ssssssesssssssssss s ssssssssesens 3-2

35.1  Prop0Sed LANG USES......cccc.riimrirrsisssisssssssssssssssssssssssssssssssssssssssssssssssssssssssssns 3-3

35.2  INTFASTIUCTUIE. ...ttt bbb 3-6

3.5.3 Project’s Technical CharacCteriStiCS........omrmrimrisissesssssssssssssseens 3-7

3.6 Proposed Discretionary APPFOVAIS.........c.iiirisiesesesessssessssssesesssssssesesnns 3-8
3.7 Intended USES Of the EIR........ccoooiiies st 3-10
3.7.1  Clty of NEWPOIt BEACK........cccoiovrriscriisrrissssssssssssssssssssssssssssssssssssssssssssssnnens 3-11

3.7.2 Responsible and TruStee AQENCIES ........cccuwwmrimriimssssssssssssssssssssssssssssssssees 3-11

3.8 REIBIENCES ..ot 3-11
4.0 Impact ANalysiS INTFrOAUCTION........ccciiirc s 4-1
4.0.1 Cumulative Impact ASSUMPLIONS ... 4-2

4.0.2  RETEIEINCES ... s s 4-13

A1 ABSTNELICS ..o 41-1
411  RegUIAtOry SETHING ... s ssssssssssssssssnes 41-1

4.1.2  MethOdOIOgY ..o 41-3

4.1.3  EXIStING CONAITIONS .....ovvirriiiriiniississssisssssssesssssssssssssssssssssssssssssssssssssssenens 41-3

4.1.4  Thresholds of SIGNIfICANCE ... s 41-4

415  IMPACT ANGIYSIS ..o s 4.1-5

416  CUMUIALIVE IMPACTS......civiriiiirisisssis s s 41-12

417 Mitigation Program........sssssssssssssssssssssssssssssons 41-13

418 Level of Significance After Mitigation. ..., 41-13

419 REEIENCES ..ot 41-14

4.2 AN QUAIILY oo e 42-1
421 BaCKGIOUNG ......oooiiiiiriiiscsssi s s s 42-1

422  RegUIAtOry SETHING ... sssssssssssssssssnes 4.2-8

4.2.3  MethodOIOgY ..o 4.2-13

424 EXIStING CONAITIONS ....oovvvrririiiniiscsss s ssssssssssss s 4.2-15

425 Thresholds of SIGNIfICANCE ... 4.2-18

426 IMPACT ANGIYSIS ..o s 4.2-19

427  CUMUIALIVE IMPACTS.......coveriiiirnrisiss s 4.2-27

i HARBOR POINTE SENIOR LIVING PROJECT

ENVIRONMENTAL IMPACT REPORT



Table of Contents

4.2.8  Mitigation Program. ... 4.2-27
429 Level of Significance After Mitigation............cocrrnn, 4.2-27
4,210 REFEIENCES .....ovvvrreesereeise it 4.2-28
4.3 Cultural and SCIENTITIC RESOUICES ... 43-1
4.3 1  ReguIAtOry SETHING ... s ssssssssssssssssssssssnees 4.3-1
4.3.2  MethOdOIOQY ..o s 4.3-5
4.3.3  EXIStING CONAITIONS .....ovvvvrrriiirririnsrisssisssssssssssssssssssssssssssssssssssssssssssssssssssssssssens 4.3-6
4.3.4  Thresholds of SIGNIfICANCE........ccccccverriinrriirirss s 4.3-9
4.35  IMPACT ANGIYSIS ..o 4.3-9
436  CUMUIALIVE IMPACES.......coverrvisrrisssissssisssssssss s ssssssssssssssssens 4.3-13
4.3.7  Mitigation Program.........csssssssssssssssssssssssssssssssssssssssnns 4.3-14
4.3.8 Level of Significance after Mitigation ..., 4.3-15
4.3.9  REEIENCES ..ot 43-15
4.4 Ge0lOgy AN SOIIS ... 44-1
441  ReguIAtOry SETHING ... ssssssssssssssssssssssssnses 44-1
4.4.2  MethOAOIOQY ....coovvvrrririienriisssissssssssss s s 4.4-3
4.4.3  EXIStING CONAITIONS .....ovvvrrriisrriiesssissssssssssssssssssssssssssssssssssssssssssssssssssssssssssnssens 44-3
4.4.4  Thresholds of SIGNIfICANCE........cccccvriiinrrinirsss s 44-4
445  IMPACT ANGIYSIS ..o s s 4.4-5
446  CUMUIALIVE IMPACES......coverriirrrinesisssissssssss s ssssssssssssssssssssssnses 4.4-7
447  Mitigation Program........cisssssssssssssssssssssssssssssssssssssssssssses 4.4-8
4.4.8 Level of Significance after Mitigation ... 4.4-9
A4.9  REEIENCES .....cvooiivetieeiessse s bes s es bbb 4.4-9
4.5  Greenhouse Gas EMISSIONS. ...t essssssssssssssssssssseees 45-1
451  BaCKGIOUNG ......cooovvirriiessiiesscssssssss s sssss s ssssssssssssssssssssss s snsns 45-1
452  RegUIAtOry SETHING ... sssssssssssssssssssssssssnses 45-4
453  MethOdOIOQY ..ot s sssssnes 45-16
454  EXIStING CONAITIONS .....ovvvvriirnrisssiissssssssssssssssssssssssssssssssssssssssssssssssssssssssss 45-16
455 Thresholds of SIgNIfICANCE........ccccccvrierriinirs s 45-17
456  IMPACT ANGIYSIS ..o s s 45-18
457  CUMUIALIVE IMPACES.......coverriiisrrinssisssssssssss s st ssssssssssens 45-23
458 Mitigation Program.........sssssssssssssssssssssssssssssssssssens 45-23
459 Level of Significance After Mitigation............ccorinrrinnrcisssssssisessnnns 45-23
A.5.10 REEIENCES .....ovoiirietereeiiee s 45-23
HARBOR POINTE SENIOR LIVING PROJECT i

ENVIRONMENTAL IMPACT REPORT



Table of Contents

4.6

4.7

4.8

49

Hazards and Hazardous MAterials ... 4.6-1
4.6.1  RegUuIAtOry SETHING ..o s sssssssssssssssssssssssnses 4.6-1
4.6.2  MethOAOIOQY ....coovvvrririirisnssssss s st 4.6-4
4.6.3  EXIStING CONAITIONS ....oovviririisrririnsiisssisnsssssssssssssssssssssssssssssssssssssssssssssssssssssssens 4.6-4
4.6.4 Thresholds of SIGNIfICANCE........cccccvriiri s 4.6-5
465  IMPACT ANGIYSIS ....oovvvvrrriririns s 4.6-6
4.6.6 CUMUIALIVE IMPACTS......ovviirriiinrriinrrisissssessssss s ssssssens 4.6-10
4.6.7  Mitigation Program.........ccsssssssssssssssssssssssssssssssssssens 4.6-11
4.6.8 Level of Significance after Mitigation ..., 46-11
4.6.9  REEIENCES .....ovoreiiereei i s 46-11
Hydrology and Water QUAlILY..........ccoriiieeessssesesssssssssssssssssssnns 47-1
471  ReguIAtOry SETHING ..o ssssssssssssssssssssssssnses 4.7-1
4.7.2  MethOAOIOQY ....coovvvrrriiriirrisssisssss s s s 4.7-9
4.7.3  EXIStING CONAITIONS ......crvvvrirrnrisnsiisssisssssssssssssssssssssssssssssssssssssssssssssssssssssss 4.7-10
4.7.4  Thresholds of SIgNIfICANCE........ccccccvriiriiniirsss s 4.7-11
475  IMPACT ANGIYSIS ..o s 4.7-12
476  CUMUIALIVE IMPACES.......covrriisrrissssssissss s sssssssssssssssssens 4.7-19
477  Mitigation Program........csssssssssssssssssssssssssssssssssssssens 4.7-20
4.7.8 Level of Significance After Mitigation.............ccocomrnrrinnnriinsssssssisssnns 4.7-20
A7.9  REEIENCES ..ot 4.7-20
Land Use and PIANNING ...t sssssssssssssssssssssssssssssons 4.8-1
4.8.1 ReguIAtOry SETHING ... sssssssssssssssssssssssnees 48-1
4.8.2  MethOAOIOQY ....coovvvirrirriiirrisssissss s 4.8-6
4.8.3  EXIStING CONAITIONS .....ovvvrrriiirriiisssissssssssssssssssssssssssssssssssssssssssssssssssssssssssssnssens 4.8-6
4.8.4 Thresholds of SIGNIfICANCE........ccccccvivrriiinrririrsssssssss s 48-7
4.8.6  IMPACT ANGIYSIS ....oovvvvrirriiereisssiss s 4.8-8
4.8.7  CUMUIALIVE IMPACES.......cvverriiisrrisssissssssss s ssssssssssens 4.8-25
4.8.8 Mitigation Program.........ccrssssssssssssssssssssssssssssssssssssssssnns 4.8-25
4.8.9 Level of Significance After Mitigation............cccocorrnrrinnnsnessisnssisssesns 4.8-25
A.8.10 REEIENCES .....ovviireetirereeiises i 4.8-26
INOESE .ottt bbb 49-1
4,91 BaCKGIOUNG ......cooivviiirrieriessisssssss s ssssss s ssssss st snsns 49-1
4.9.2  RegUIAtOry SETHING .....cccoovviierriinrrisesissssssssssss s ssssssssssssssssssssssnses 4.9-4
4.9.3  MethOdOIOQY .....ccovvirririirrisssissss s s s 4.9-7
4.9.4  EXIStING CONAITIONS .....ouvvvrrriiirriiisssissssssssssssssssssssssssssssssssssssssssssssssssssssssssssssens 4.9-8

HARBOR POINTE SENIOR LIVING PROJECT
ENVIRONMENTAL IMPACT REPORT



Table of Contents

495 Thresholds of SIGNIfICANCE........ccccuvriiiini s 49-10
496  IMPACT ANGIYSIS ..o s s sssssans 49-10
4.9.7  CUMUIALIVE IMPACTS......cvvirriiinrirrisissssessssss s ssssssens 49-17
4.9.8 Mitigation Program.........ssssssssssssssssssssssssssssssens 49-17
499 Level of Significance after Mitigation ..., 4.9-19
4.9.10 REFEIENCES .....ovvieieiiereiiieeriis s 49-19
410 PUDIC SEIVICES ..ottt 410-1
4.10.1 RequIatory SETHING ......cccccirrimmriirrissssisssssssssssssssssssssssssssssssssssssssssssssssens 4.10-1
4.10.2 MethOdOIOQY .....covvvrriirrinssissssissssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssnes 4.10-2
4.10.3 EXIStING CONAITIONS ......uvvvvrrirrrriiisssisssssssssssssssssssssssssssssssssssssssssssssssssssssssssssns 4.10-2
4.10.4 Thresholds of SIgNIfICANCE........ccccccvimrriinrrinrirss s 4.10-4
4.10.5 IMPACE ANAIYSIS ....oovurvirriierrisssissssssssssssss s sssssssssssans 4.10-4
4.10.6 CumMUIALIVE IMPACES.......coverrriiirrrirsissssssssssssssssssssss s ssssssssssens 4.10-6
4.10.7 Mitigation Program.........ccisssssssssssssssssssssssssssssssssssssssssens 4.10-7
4.10.8 Level of Significance After Mitigation............ccocomrerrinsnsssssssisssns 4.10-7
4.10.9 REEIENCES .....ovvirreeterieiises i 4.10-7
411 Transportation/TraffiC. ... 411-1
4.11.1 RequIAtory SETHING .....cccoimrriinrrirrsssssssssssssssssssssssssssssssssssssssssssssssssssssens 411-1
4.11.2 MethOdOIOQY .....covvrriirrisssissssissssissssssssssssss st ssssssssssssssssnnes 411-3
4.11.3 EXIStING CONAITIONS .....ocrvvvrirrrriisssiissssssssssssssssssssssssssssssssssssssssssssssssssssssssssssns 411-3
4.11.4 Thresholds of SIgNIfICANCE........ccccccvimriinrrinriirssss s 411-4
4115 IMPACT ANGIYSIS ..o s sssssssssssans 411-4
4.11.6 CUMUIALIVE IMPACTS ......ovverrisrriresrisssissss s st 4.11-9
4.11.7 Mitigation Program.........cssssssssssssssssssssssssssssssssssssssssens 4.11-9
4.11.8 Level of Significance After Mitigation............ccoornerrinnrinnsssssssssnns 411-9
41119 RETEIENCES .....ovoiireitereeiisee et 4.11-9
4,12 Tribal CUItUFal RESOUICES........cociiieriiseiie it sss sttt 412-1
4.12.1 RequIAtory SETHING ......cccccrviinnrinnrississsssssssssssssssssssssssssssssssssssssssssssssssens 412-1
4.12.2 MethOAOIOQY .....covvvrrirrrinssisssssssssssssssssssssssss st sssssssssssssssssnes 4.12-3
4.12.3 EXIStING CONAITIONS ......urvvvririrnriisssiisssssssssssssssssssssssssssssssssssssssssssssssssssssssssnns 4.12-4
4.12.4 Thresholds of SIgNIfICANCE.........ccccccvriinrriniirss s 4.12-7
4.12.5 IMPACE ANGIYSIS ...ooovurvirriiesriiesssisssssssssss s sssssssssssans 4.12-7
4.12.6 CUMUIALIVE IMPACES.......cvverriisrrisrsissssisssssssssssss s sssssssssssens 4.12-9
4.12.7 Mitigation Program.........csssssssssssssssssssssssssssssssssssssssssens 4.12-9
4.12.8 Level of Significance After Mitigation............ccocrrnrrinnrinsssssssssens 4.12-9
HARBOR POINTE SENIOR LIVING PROJECT v

ENVIRONMENTAL IMPACT REPORT



Table of Contents

4.12.9 REFEIENCES .....ovvirreiiereiisse i 4.12-9
4,13  Utilities and SEIVICE SYSIEIMS........covriiiriiiinsississssssssssssssssssssssssssssssssssssnens 413-1
4.13.1 ReguIAtory SETHING .....cccocvcririirissisessssssissssssssssssssssssssssssssssssssssssssens 413-1
4.13.2 MethodOIOQY ..o sssssssssssssssssnes 4.13-7
4.13.3 EXIStING CONAITIONS .....ourvvrrririnrriissiisssissssssssssssssssssssssssssssssssssssssssssssssssssssssanes 413-7
4.13.4 Thresholds of SIGNIfICANCE.........cccccvrinii s 4.13-9
4135 IMPACT ANGIYSIS ..o sssssssssssssssssssssssssenens 413-10
4.13.6 CUMUIALIVE IMPACTS ...t s 4.13-15
4.13.7 Mitigation PrOGIam.......ccooociieieesisnessesssesssssssssesssssssssssssssssssssssssssseses 4.13-16
4.13.8 Level of Significance After Mitigation............ccceinmmrinnnrnsssnnssssnninnns 4.13-16
41319 RETEIENCES .....iviviereetiree it 4.13-16
5.0 AITEINALIVES ..ottt 5-1
5.1 INEFOTUCTION oo 5-1
5.2 Criteria for Selecting AILEINALIVES ... 5-1
5.2.1 Ability to Achieve Project ODJECLIVES.........ccoouriimriinrriiessinsssissssisssssssssssssssssnns 5-2
522 FEASIDIITY ....oovvvicrieecriiesc s s s s 5-2
5.2.3 Elimination/Reduction of Significant IMpPacts..........crinerriin, 5-3
524 AIREINALIVE SO ...t s s 5-4
5.3  ARErnatives fOr ANAIYSIS ...t sssssssens 5-5
5.3.1 Alternative 1 — N0o Project AIErNatiVe. ... 5-7
5.3.2 Alternative 2 — Office Development AIternative ............ccoevviinenriinssnriiinnnnns 5-12
5.4 Environmentally SUperior AIEIrNALIVE. ... 5-17
5.5 REIBIENCES ...t 5-27
6.0 Long-Term Implications Of the Project ... 6-1
6.1 Significant Environmental Effects That Cannot be Mitigated..............ccccoouviinnerenna. 6-1
6.2 Significant Irreversible Environmental Changes That Would be Caused
DY T PROJECT ... oot 6-1
6.3 Growth-Inducing Impacts of the Proposed ACLION ..........ccornerierneeenerennns 6-2
6.4 ENEIQY ANGIYSIS ..ot 6-4
6.4.1  Short-Term CONSEIUCTION .......ccooouriverrereriseesessse s sesses s sesses s 6-4
6.4.2  TranSPOITALION ... s s 6-5
6.4.3  ENErgy DEMANG ......cccoooiioirriierriersissssissssssssssssssssssssssssssssssssssssssssssssssssssssssssssssss 6-6
6.5 RETEIEINCES ...t bbb 6-7
Vi HARBOR POINTE SENIOR LIVING PROJECT

ENVIRONMENTAL IMPACT REPORT



Table of Contents

7.0  Persons and Organizations CONSUITEd ... 7-1
7.1 AQENCY COONTINATION ...t bbb 7-1
7.1.1  City Of NEWPOIT DEACK ..o sssssssssssssnsnns 7-1
7.12 OCWaSte & RECYCIING.......commrrirrriiisriisnssissssisssssssssssssssssssssssssssssssssssssssssssssssssssens 7-1
7.2 Organizations CONSUITEM...........cocciiiii st 7-1
7.2.1  Irvine RanCh Water DISTIICE. ... sesssssssssssssessss 7-1
8.0  LISEOF PrEPAIEIS. ..o 8-1
8.1 City OF NEWPOIT BEACK ...t 8-1
8.1.1 Community Development Department, Planning DiviSion ... 8-1
8.1.2 Public WOrks DepartmMent ............ccocriisisssssssssssssssssssssssssssssses 8-1
813 BUIHAING ..ot 8-1
8.1.4  Fire/Life SAfety SEIVICES ... ssssssss s sessssens 8-1
8.2 Centerpointe Senior LIVING, LLC.......cccooissssssssssssssssssssssssssenes 8-1
8.3 CONSUITANTS ... 8-1
8.3 1 PSOMAS.......oiiiiiiinri s 8-1
8.3.2 Urban Crossroads (Trip Generation Evaluation) ... 8-2
8.3.3  MIG / ENtitlement AQVISOIS........ccccuvrvierriiseisssssessssssssssssssssssssssssssssns 8-2
8.3.4 Douglas Pancake ArChiteCts ... 8-2

8.3.5 Conceptual Design and Planning Company (Landscape
AFCRITECT) covvvvvivi s s s s 8-2
8.3.6  Tait & ASSOCIALES, INC. ..o 8-2
8.3.7 Ninyo & Moore (Geotechnical EValuation) ... 8-2
HARBOR POINTE SENIOR LIVING PROJECT vii

ENVIRONMENTAL IMPACT REPORT



Table of Contents

LIST OF TABLES

Table Page
1-1 Summary of Potential Impacts, Mitigation Measures and Level of

SIGNITICANCE ... 1-9
2-1 Summary Matrix of Notice of Preparation COmments............ccoocoveivrinrinniisnrinsrnsnonns 2-4
3-1 Summary of USES DY FIOOK ...t sssssnes 3-5
4-1 Approved and Pending Projects in the City of Newport Beach............cccccovcnnirninnnee. 4-5
4.2-1 California and National Ambient Air Quality Standards..........cccccovveinrinriinninnnnnn. 4.2-1
4.2-2 Attainment Status of Criteria Pollutants in the South Coast Air Basin.............. 4.2-16
4.2-3 Air Pollutant Levels Measured at the Costa Mesa and Mission Viejo

Monitoring Stations, 2014-2016 ... 4.2-17
4.2-4 EXISTING EMISSIONS ...t 4.2-18
4.2-5 South Coast Air Quality Management District Air Quality Significance

TRFESNOIAS ..o 4.2-19
4.2-6 Estimated Maximum Daily Construction Emissions (Lbs/Day)........cccconeenne. 4.2-21
4.2-7 Local Significance Threshold EMISSIONS ... 4.2-22
4.2-8 Peak Daily Operational EMISSIONS.........ccccessssesessessseens 4.2-23
4.3-1 Cultural Resources Within One-Half Mile of the Project Site...........cccoccvvvviinnnnne, 4.3-10
45-1 Meeting the 2020 EMISSIONS TAFJET ......ccvvvvvivrrinrrisrinrssssssssssssssssessssssssssessssssnsens 45-11
4.5-2 Existing Greenhouse Gas EMISSIONS ... ssssssssssssenes 45-17
45-3 Estimated Greenhouse Gas Emissions From Construction ... 45-19
45-4 Estimated Gross and Net Annual Greenhouse Gas Emissions From

PrOJECT OPEIALION ...t 4.5-20
4.7-1 Summary of 303(d) List for the Project Receiving Water Bodies..........c..ccoconnnne. 4.7-2
4.7-2 Beneficial Uses for Receiving Water BOAIES............couinrniinesssseess 4.7-6
4.8-1 Project Comparison to Applicable City of Newport Beach General Plan

BIBIMENTS ..o 4.8-9
4.8-2 Consistency with Regional Transportation Plan/ Sustainable

Communities Strategy GOAlS ... 4.8-22
49-1 Noise Levels for CommOon ACHIVITIES ... ssssssssssssssssssssesssnees 49-2
49-2 Human Response to Different Levels of Groundborne Vibration............ccc...... 49-4
4.9-3 Land Use Noise Compatibility MatriX........ccccournriiminrnsssssssssssssssssssssenees 4.9-5
49-4 Allowable EXerior NOISE LEVEIS.......cc.cooiinssssssssssssssssssssssssssssesssnnes 4.9-6
4.9-5 Allowable INterior NOISE LEVEIS ..., 4.9-6
4.9-6 Summary of Short-Term Ambient Noise Level Measurements......ccoccovennnnn. 4.9-9
4.9-7 Ground-Borne Vibration Impact Criteria for General Assessment...................... 49-13
4.9-8 Vibration Levels For Construction EQUIPMENT ... 4.9-14
410-1 Newport Beach Fire Department Response Time Goals.............ccounerrnerrnnninnne. 4.10-2
4.11-1  Construction Phase Trip GENEratioN ..........cccooceierinerissssinssnsssssssessssssssssssssenns 4.11-5
4.11-2  Project Trip GENeration SUMMANY ..., 4.11-7
5-1 Compatibility Comparison of Alternatives With Project Objectives..........cccoeuu. 5-7
5-2 Comparison of Project Alternatives Impacts to Proposed Project

IMPACTS ... 5-19
6-1 Energy Use DUriNg CONSTIUCTION.......c.cooiiiinsie s essssssssssssssesssssesesnnes 6-5
viii HARBOR POINTE SENIOR LIVING PROJECT

ENVIRONMENTAL IMPACT REPORT



Table of Contents

LIST OF EXHIBITS

Exhibit Follows Page
1-1 REGIONAI LOCALION ..ottt 1-2
1-2 LOCAI VICINITY ..ot 1-2
1-3 AETIal PROTOGIAPN.........ocieec s 1-2
2-1a Building Elevations COMPAIiSON..........cccovrininisssssssssssssssssssssssssssssssesssssssssens 2-21
2-1b Building Elevations COMPAIISON. ... sisssssssssssssssssssssssssssens 2-21
3-1 SHEE PIAN ..o 3-3
3-2a FIOOT Plans — FIFST FIOOT ...t sssssssnes 3-3
3-2b FIOOr P1ans — SECONM FIOOK ...t esssssssssees 3-3
3-2¢c FIOOr PIans — THIrd FIOOT ... ssssss s 3-3
3-2d FIOOr Plans — BASEMENT .......c.coviniincinsises sttt sssssssssssssssssssssssssssnnes 3-3
3-3 PrOJECE RENUEIINGS ... 3-3
3-4a BUIAING EIEVALIONS ...ttt sssssssnes 3-4
3-4b BUIAING EIEVALIONS ... 3-4
3-4c Building Height COMPATISONS......cc.coovieiieeisssessssssssss s ssssssssssesssessssssssssesssenes 3-4
3-5a Conceptual Landscape Plan and Detail.............ccoseess 3-5
3-5b Conceptual Landscape Plan and Detail............cc.ccominniisrissssisssssssssssssssssons 3-5
3-5¢ PIANT PAIETEE ... 3-5
3-6 Preliminary Grading PIan ... ssssssssssens 3-7
4-1 Cumulative Projects — City of Newport Beach...........ccoccvviiiiinciccinsisissesssssnnns 4-4
4.1-1a-b Views from BayVIEW PIACE ... 41-4
4.1-1c—d Views from BriSTOI STFEET ...ttt 41-4
4.1-22  VIEW SIMUIBLION ... bbb 41-8
A.1-2D  VIEW SIMUIBLION ...ttt 4.1-8
4.1-2C  VIEW SIMUIBLION.........ooiiiniics s 4.1-8
4.1-2d  VIEW SIMUIBLION ... 41-9
4.1-28  VIEW SIMUIBLION ...t 4.1-9
4.1-3a—1 Shade and ShadowW ANAIYSIS ... 4.1-9
4.4-1 FAUIT LOCATIONS ...ttt 4.4-5
47-1 Preliminary Water Quality Management Plan (WQMP) .......cccccovnnnrrinernniinnnenne. 4.7-14
49-1 NOiSe MONITOFING LOCALIONS .....cvvvrvriernsinsississss s sssssssssssssesssssssssssesssnes 4.9-8

4.9-2 John Wayne Airport 2015 Annual 60, 75, 70, and 75 CNEL Noise
CONTOULS.....oee bbb 49-17
4.9-3 CNEL Contours — Approved Project Phase 3., 4.9-17
411-1  Existing (2018) Average Daily TraffiC.........ccomsssssinsienes 4.11-3
4.11-2  Construction Activity Trip DiStribDUtioN ..., 4.11-5
411-3  Project Only Demolition Phase Average Daily TraffiC.........coonennernnininn. 411-5
4.11-4  Project Only Excavation/Grading Phase Average Daily Traffic..........cccccovnnnnee. 4.11-5
4.11-5 Project Only Construction Phase Average Daily TraffiC.......cccoovvinrinviinnrinninnn, 4.11-5
5-1 Office Development AItEIrNALtIVE ... 5-12
HARBOR POINTE SENIOR LIVING PROJECT iX

ENVIRONMENTAL IMPACT REPORT



Table of Contents

LIST OF APPENDICES
Appendix

Notice of Preparation and NOP Comments
Emission Calculations

Geotechnical Evaluation

Phase | Environmental Site Assessment
Federal Aviation Administration Determination
Preliminary Water Quality Management Plan
Noise Monitoring Results

Traffic Memorandum

GmMmooow>
N

X HARBOR POINTE SENIOR LIVING PROJECT
ENVIRONMENTAL IMPACT REPORT
























































































































































































































Project Description

Project construction would include approximately three full-time employees (i.e., Project
Manager, Project Engineer, and Project Supervisor) on site at all times during construction
activities. Various subcontractors would be on and off the site at various times over the course
of the Project construction, including laborers from multiple fields, ranging in size between a
minimum of 2 and a maximum of 50 workers.

Off-Site Improvements

Off-site improvements would include modifications to the City of Newport Beach sidewalks at
the vehicular drives to comply with access requirements and potential utilities improvements in
Bayview Place, including connections to the existing utilities.

3.6 PROPOSED DISCRETIONARY APPROVALS
General Plan Amendment No. GP2015-004

The City of Newport Beach General Plan assigns land uses to all areas of the City. Under the
existing General Plan, the site is designated for CO-G (General Commercial Office) land uses. As
stated in the General Plan, the CO-G land use designation allows uses such as administrative,
professional, and medical offices with limited accessory retail and service uses; and hotels,
motels, and convalescent hospitals are not permitted uses (Newport Beach 2006a).

Proposed General Plan Amendment No. GP2015-004 would change the existing land use
designation of the Project site from CO-G to PI (Private Institutions). As stated in the General
Plan, the PI land use designation allows land uses such as privately-owned facilities that serve
the public, including places for religious assembly, private schools, health care, cultural
institutions, museums, yacht clubs, congregate homes, and comparable facilities (Newport Beach
2006a). This proposal would also increase the development allocation in the anomaly table from
70,000 square feet to 85,000 square feet.

Planned Community Development Plan Amendment No. PD2015-
005

The proposed Project would include an amendment to the existing Bayview Planned Community
Development Plan (PC-32; Newport Beach 1985) to allow for congregate care/convalescent and
private institution uses and amend the land use and development standards for the Project site.
The proposed revisions to the PC-32 text are discussed below.

e Increase in floor area from 8,000 square feet for restaurant use or 70,000 square feet for
office use to 85,000 square feet for congregate care/convalescent and public institution
uses.

e According to Chapter 20.40.040 of the NBMC, the parking requirement for convalescent
facilities is one space per three beds; with 120 beds, the Project would be required to
provide a total of 40 parking spaces (36 standard and 4 accessible or barrier-free). The
Project proposes 53 spaces. Of the proposed 53 parking spaces, 49 would be standard
and 4 would be accessible or barrier-free. PC-32 would be amended to reflect the
applicable parking requirements.
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e Alterations to the uses in Area 5 of the Bayview Planned Community Development Plan,
which would involve removing the commercial uses currently allowed and providing for
privately owned facilities that serve the public, including congregate homes, convalescent
facilities, health care services, assisted living facilities, and comparable uses.

Under the proposed amendment, permitted uses subject to a Conditional Use Permit include
congregate care homes, convalescent facilities, assisted living facilities, memory care services,
and retail and service businesses, as included with a congregate and/or convalescent care facility
only if considered as ancillary uses.

Land Uses in Area 5. The existing land use designations for Area 5, the Project site, are
restaurant, professional, and administrative offices; these uses are also noted on the Bayview
Site Statistics Table. The proposed amendment would replace these land uses with congregate
care/convalescent and private institutions. Specifically, the intent of the congregate
care/convalescent or private institution designation is to provide “. . . areas for privately owned
facilities which serve the public including congregate care homes, convalescent facilities, health
care services, assisted living facilities, and comparable facilities.”

The existing permitted use for the site, restaurants, bars, and theater/nightclubs, would be
deleted from the PC-32 text, as would most of the commercial uses that are permitted subject to
a Use Permit. The proposed permitted uses subject to a Conditional Use Permit would include
congregate care homes, convalescent facilities, assisted living facilities, and memory care
facilities, as well as retail and service businesses, as included within a congregate care and/or
convalescent care facility only if considered as ancillary uses. In addition, automobile parking
lots and structures, accessory structures and uses necessary and incidental to these uses, and
other uses are also permitted. Changes in temporary uses permitted include deletion of
commercial coaches and the addition of modular buildings during construction. Under permitted
accessory uses, on-site liquor sales would be deleted.

Development Standards in Area 5. The development standards subject to the proposed
amendment in the PC-32 text include maximum square footage and off-street parking. An
amendment to the maximum height limits would not be required, as the proposed building
height of 39 feet and 6 inches, including screening, is within the height limits in PC-32 text. The
changes are as follows:

e Maximum square footage. The existing square footage allowed in the PC-32 text is
8,000 square feet for a restaurant use or 70,000 square feet for an office use. The PC-32
text would be amended to allow for 85,000 square feet of congregate care/convalescent
or private institution uses.

e Off-street parking. The current parking requirement in the PC-32 text, which is based on
the restaurant use, is a total of 90 spaces. The proposed amendment would reduce the
number of parking spaces required in the PC-32 text to 53 spaces (a reduction of 37
spaces). Per Chapter 20.40.040 of the NBMC, the proposed Project would be required to
provide one space per three beds or a total of 40 parking spaces (36 standard and 4
accessible or barrier-free). The Project would provide an additional 13 spaces or
approximately 33 percent over the City’s parking requirements for the proposed use.
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Major Site Development Review No. SD2015-007

Major Site Development Review No. SD2015-007 is required pursuant to Section 20.52.080 (Site
Development Reviews) of the NBMC to allow the construction of over 19,999 square feet of
nonresidential gross floor area. The purpose of the Site Development Review is to review the
Project plans for compliance with the proposed revisions to the PC-32 text. As part of Site
Development Review No. SD2015-007, the City would review the amended PC-32 text and plans
to ensure the following objectives are met:

1. Ensure consistency with General Plan policies related to preservation of existing
community character and development of a high-quality facility

Respect the physical and environmental characteristics of the site

Ensure safe and convenient access and circulation for pedestrians and vehicles

Allow for and encourage individual identity for specific uses and structures

Encourage the maintenance of a distinct neighborhood and/or community identity

Minimize or eliminate negative or undesirable visual impacts

N o g bk~ wDbd

Ensure protection of significant view(s) from public right(s)-of-way in compliance with
Section 20.30.100 (Public View Protection)

8. Allow for differing levels of review depending on the significance of the development
project

Conditional Use Permit No. UP2015-047

The amended Bayview Planned Community Development Plan (PC-32) would require a
Conditional Use Permit (CUP) approval. Therefore, the proposed Project is required to obtain a
CUP to allow the establishment of a 120-bed senior assisted living and memory care facility.

3.7 INTENDED USES OF THE EIR

Pursuant to Section 15121 of the State CEQA Guidelines, an EIR is primarily an informational
document intended to inform the public agency decision makers and the general public of the
potentially significant environmental effects of a project. Prior to taking action on the proposed
Project, the City, as the lead agency, must consider the information in this EIR and certify the
Final EIR.

Section 15367 of the State CEQA Guidelines defines Lead Agency as follows:

“Lead Agency” means the public agency which has the principal responsibility for
carrying out or approving a project. The Lead Agency will decide whether an EIR
or Negative Declaration will be required for the project and will cause the
document to be prepared.

Responsible Agencies are public agencies that have a level of discretionary approval over some
component of the Project. Section 15381 of the State CEQA Guidelines defines Responsible
Agency as follows:
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“Responsible Agency” means a public agency which proposes to carry out or
approve a project, for which a Lead Agency is preparing or has prepared an EIR
or Negative Declaration. For the purposes of CEQA, the term “Responsible
Agency” includes all public agencies other than the Lead Agency which have
discretionary approval power over the project.

A Trustee Agency is defined in Section 15386 of the State CEQA Guidelines as “a state agency
having jurisdiction by law over natural resources affected by a project which are held in trust for
the people of the State of California.” For this Project, as the site does not contain any natural
resources, no Trustee Agencies have been identified.

Responsible agencies may rely upon the EIR prepared by the Lead Agency (See Section 15096 of
the State CEQA Guidelines). Permits and other approvals required to implement the Project are
identified. As noted above, it is the intent that this EIR be used by agencies in their consideration
of approval of required subsequent permits and approvals. The anticipated approvals associated
with the Project are listed further below.

3.7.1 CITY OF NEWPORT BEACH

The City, as the Lead Agency, is responsible for the actions listed below as a part of Project
approval and implementation. The anticipated approvals would occur after certification of the
Final EIR.

e Drainage/Erosion Control Plan

e Water Quality Management Plan

e Grading Permit

e Storm Drainage, Sewer, Water, and Dry Utility Plans

e Landscaping Plans

e Building Permit

e Construction Management Plan

3.7.2 RESPONSIBLE AND TRUSTEE AGENCIES

The Final EIR would also provide environmental information to responsible agencies and other
public agencies that may be required to grant approvals and permits or to coordinate with the
City as a part of Project implementation. These agencies include, but are not limited to, those
listed below. The anticipated order of permits and approvals is also noted.

e Irvine Ranch Water District. Approval of any water and sewer line connections and the
Sub Area Master Plan update

e Regional Water Quality Control Board. Issuance of a National Pollutant Discharge
Elimination System permit
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